May 18, 2004 CPC

STAFF’'S
REQUEST ANALYSIS
AND
RECOMMENDATION
04SN0226
»Windsolr Properties -
‘Dale Magisterial D1str1ct

Beulah Elementary Falling Creek Middle and Meadowbrook High. Attendance Zones
Western: terrmnus of Mlstyhrll Road

- REQUEST Rezonmg from Agncultural (A) to Re51dent1al (R-12)

PROPOSED LAND USE:

A single family res1dent1a1 subdivision containing a maximum of nineteen (19)' |
‘lots is planned. '

' RECOMMENDATION
Recommend denial for the follov'vingreasons;

A, The proposed zoning: and land use do not conform to the Central Area Plan Wthh o

suggests the property is appropriate for community-scale development to include
shopping centers, other commerc1a1 and ofﬁce uses and integrated townhouse
‘units. '

B.. The proposed zoning and land use fail to provide for appropriate transitions '

(NOTE: THE ONLY CONDITION THAT MAY BE IMPOSED IS A BUFFER CONDITION
THE PROPERTY OWNER(S) MAY PROFFER OTHER CONDITIONS )

Providing a FIRST CHOICE Commitnity Through Exeellénce in Public Service. . |



PROFFERED CONDITIONS

L

2.

Pubhc water and wastewater shall be used. (U)

The apphcant subd1v1der or ass1gnee(s) shall pay the following, for 1nfrastructure
improvements within“the service district for the property to - the county of :
Chesterfield prior to the issuance of bu11d1ng permit:

A 99, 000. 00 per dwelhng unit, if pa1d pnor to July 1, 2004 or

B. The amount approved by the Board of Supervrsors not to exceed

$9,000.00 per dwelling unit adjusted upward by any increase in the |
Marshall and Swift building cost index between July 1, 2003, and July 1 of
the fiscal year in which the payment is made if'paid after June 30 2004

vC. In the event ‘the cash payment is not used for wh1ch proffered within 15

years of recelpt the cash shall be returned in full to the payor. (B&M)

- Except for trmbermg approved by the Virginia State Department of Forestry for

the purpose of removing dead or diseased trees;, there shall be no timbering onthe
Property until a land disturbance permit has been obtained from “the -
Environmental Engmeenng Department and the approved devices installed. (EE)

The minimum gross ﬂoor area for dwelhng umts shall be 2000 square feet. (P)

- All exposed portions of the foundation of each dwellmg unit shall be faced w1th

- brick or stone veneer. Exposed piers supporting front porches shall be faced wrth S
‘brick or stone veneer. (P)

A maximum of ’nineteen_(-li9) lots shall be permitted on the property. ®) - |

All lots shall have sole access from Mlsty Hlll Road through .Irongate

. Subdivision, Section 4. (T)
' The minimum aVerage lot size 'shall be 16 400'square feet‘ r(P)

"The followmg shall be recorded as deed restnctlons in conjunct1on with the
‘ recordatlon of any subd1v1s1on plat: -

a. The Archrtectural Board shall have exclusrve _]unsdlctlon over all ongmal :

construction, modifications, additions or alterations made on or to all
existing unprovements and the open space, if any, appurtenant thereto on
all property. - It shall prepare standards and promulgate design. and :
development guidelines and application and review . procedures. ‘The
-standards: -shall mcorporate all restrictions and - guidelines relatlng to
- development and construction contained in this Declaratlon as well :as
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restrictions and guldelmes with respect to location of structures upon
property, “size of structures, driveway and parking requirements,
foundations and length of structures, and landscaping requirements.
Copies shall be available from the Architectural Board for review. The
guidelines and procedures shall be those of the Architectural Board and
they shall have sole and full authority to prepare and to amend the
standards available to Owners, builders, and developers who seek ‘to -
engage in development of or construction upon' property within their -
operations strictly in accordance therewith. The Architectural Board shall
consist of three (3) persons; initial board ‘members shall be Greg Simmons,
Jim Baker, and Don Balzer. At such times as fifty percent (50%) of all -
property within‘the subject property has been developed, improved, and -
conveyed to purchasers in the normal course of development and sale, one
(1) Board. members shall be replaced by a new resident of said -
development. At such time as one hundred percent (100%) of all property .
has been developed improved, and conveyed to purchasers in the normal
course of development and sale, shall thereafter determme among. -
themselves the- members of the Archltectural Board.

No lot shown ona plat of subd1v1s1on of the Property shall be used except
for srngle-farmly residential purposes and for purposes incidental thereto, _
except for model homes utilized by builder. Only one residence shall be
constructed on a Lot; provided, however that outbuildings and other
improvements may be constructed if ~approved by the Board as
herembefore ‘provided. :

' No sign’ of any’ kind shall be dlsplayed to the public view on any Lot
except one sign of not more than six square feet advertising the Lot for

sale or signs.used by a burlder to advertise the Lot during the constructlon
and sale penod ’

No structure of a temporary character, traller tent, shack, garage, or other _
outbu11d1ng shall be used at any time as:a resrdence elther temporanly or ..
permanently ' :

"No animals, llvestock or poultry of any kind shall be raised, bred or kept
on any Lot, except that dogs, cats and other household pets may be kept,
provided: (i) they are not raised, bred or kept for commercial purposes,

and (ii) they shall not become an annoyance or nuisance to- other Lot
owners. e : :

No obnoxious or offensrve activity shall be carrred on or allowed upon any

- portion of the Property, nor shall anythmg be done thereon that may be or : _
become a nuisance or any annoyance e

No Lot: shall be used or mamtarned asa dumping ground for rubblsh ‘
Trash, garbage or: other waste shall not be kept except in samtary
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containers maintained in a neat and orderly manner. All 1nc1nerators or

other equipment for the storage or disposal of such materials shall be kept k
in a clean and samtary condition in rear yards only. :

No Lot may be subdivided, altered or modified except as prov1ded on the

subdivision plat(s) recorded and to be recorded in. connection with the -

- development of the Property except that if no Lots shown on any such plat
have been sold, the Owner may modlfy same by duly recorded mstrument

Each Lot shall be maintained free of tall grass, undergrowth, dead trees,
and Weeds and, generally, free of any condition that would decrease the
attractiveness of the Property with theexception of areas deemed to be
- wetlands and/or RPA.

No temporary or above ground sw1mmmg pools In excess of 100 square
feet shall be permitted on the Property. :

No more than two unrelated persons shall occupy any dwellmg ona Lot
other than temporary guests. :

All dnveways and set-back lines shall be sub_]ect to the approval of the "
Board. : '

All exposed foundations of smgle-famlly resrdences constructed on the
Property shall be of brick, stone, veneer or stucco. :

The color of all improvements on the Property shall be subject to the
approval of the Board

Easements for utilities and dramage are reserved as shown on the plat and ‘
the right is reserved to owner or owners, their successors and assigns, to -
establish and grant any additional easements along any streets, avenues. or -
drives for the purpose of furmshmg utilities i in or through said subd1v1s10n

No fence of any kind shall be erected on any Lot in the area between the
front bulldlng set-back line, and the front building set-back line, and the k
front street lme and each must be approved by the Board asto matenal and
design. : '

Unless approved by the Board, no antenna, aerla.l or dev1ce of any kmd
used for the ‘purpose - of transmitting or receiving' radio, telev1sron
microwave or satellite signals shall be placed or erected on any lot, or on, _
the exterior: of any structure or house. :

Any of the provrs1ons of these restnctlons may be modified or waived at:

any time by a maJonty of the Owners of the Lots recorded in th1s:
subdivision.
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10.  Manufactured homes shall not be I;ermitted. '(P)". |
| - GENERAL ]NFORMATION 2
Wefs_tefnyterminﬁs of Mistyhill Road. Tax ID 7755679-Par'tof 6282 (Sheet 17).

Existing Zoning:

A
Size:

7.6 acres

Existing Land Use:

Vacant

- Adjacent Zomng and Land Us

North - C-3; Commercial (Irongate Shopping Center)

South - A; Single family dwellmg

East - O-2 and R-12; Office (Irongate Square) or s1ng1e famlly r651dent1al
West - A; Slngle family res1dent1al or vacant :

 UTILES
Publié Water: Sy Stém°

An eight (8) inch water. 11ne extends along the north side of Mlstyhlll Road and terminates
adjacent to the eastern boundary of thls site. Use of the publlc ‘water system is intended.
(Proffered Condition 1) :

Public Wastewater System

" There is an ex1st1ng eight (8) mch wastewater collector hne extending along the boundary

~between Irongate Subdivision, Section 4 and Stonebndge Subdivision, Section 6, that =

terminates approximately 750 feet east of this site. Use of the public wastewater system is- -
1ntended (Proffered Condmon 1)
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ENVIRONMENTAL
Drainage and Erosion'

~ The majority of the property drains east through Irongate Subdivision and then via
manmade channels and tributaries to Kingsland Creek. There are currently no on- or off-

site drainage or erosion problems with none anticipated after development. The property -

) -1s very flat and may have large wetland areas located within its boundanes

The property is wooded and, as such, should not be tnnbered without first obtalmng a
- land-disturbance permit. This will ensure that adequate erosion control measures are in
place prior to any land dlsturbance activity. (Proffered Condrtlon 3)

| PUBLIC FAC[LITIES
The need for fire, school, hbrary, park and transportatron fac111t1es is identified in the Public |

Facilities Plan, the Thoroughfare Plan and the Capital Improvement Prog;[am This development ¥
will have an impact on these facilities."

-. Fire Service:

o The Public Facilities Plan indicates that emergency services calls are expected toi increase .

~ forty-five (45) percent by 2015. Eight (8) new fire/rescue stations are recommended for
construction by 2015 in the Plan. Based on nineteen 19) dwelling umts this request will
generate approximately one (1) call for fire and emergency medical services each year.

The applicant has addressed the nnpact on ﬁre and emergency medical- serv1ces
(Proffered Condition 2) - :

The Dale Fire Station, Company Number 11, currently provrdes fire protectlon and
emergency medical service. When the property is developed, the number of hydrants, -

quantity of water needed for fire protection, and access requlrements will be evaluated
durmg the plans review process.

A Schools:

Approxnnately ten (10) students will be generated from this development This 51te lies

“in the Beulah Elementary School attendance zone: capacity - 502, enrollment — 608,
Falling- Creek Middle School zone: capacity - 1,015, -enrollment — 1,179 ‘and
Meadowbrook High School:: capac1ty 1 ,520, enrolhnent 1 611,

Tlns request will have an 1mpact on all schools involved. There are currently four (4) |
trailers at Beulah Elementary. and fifteen (15) trailers at Falling Creek Middle. The

-applicant has agreed to participate in the cost of providing for area school needs. |
(Proffered Condrtron 2) . :
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- Libraries: -

'Con51stent with Board of Supervisors pollcy, the 1mpact of development on library
services is assessed County-wide. Based on projected population growth, the Public
Facilities Plan identifies a need for additional library space throughout the County. Even
if the facility improvements that have been made since the Plan was published are taken

into account, there is still an unmet need for additional hbrary space throughout the
County.

- Development of the property noted in this case would most likely affect the Meadowdale
or the Central Library. The Plan indicates a need to add library space in this area of the -
County. An expansion of the Meadowdale Library is included the Library’s current
Capital Improvements Program requests. The applicant has offered measures to assist in -
addressmg the impact of this development on these fac111t1es (Proffered Condition 2)

Patks and Recreation:

The Public Fac111t1es Plan 1dent1ﬁes the need for four (4) new reglonal parks. In addition,

- there is currently a shortage of community park acreage in the County. The Plan identifies
a need for 625 acres of regional park space and 116 acres of community park: space by
2015. The Plan also identifies the need for neighborhood parks and special purpose parks -
and makes suggestions for their locations. The Plan also identifies the unmet demand for
greenways and trails in Chesterﬁeld

The applicant has offered. measures to assist in addressing the impact of this proposed
.development on these Parks and Recreation facilities. (Proffered Condition 2)

: Transportatlon'

- The property (7.6 acres) is currently zoned Agricultural (A), and is located just southwest '
of the Irongate Subdivision. The applicant is requesting rezoning from A to Residential -
(R-12) and has proffered a maximum density of nineteen (19) units (Proffered Condition
6). Based on single-family tnp rates, development could generate approximately 180

- average daily trips. These vehicles will be distributed along streets within Irongate
Subd1v181on to Irongate Drive, which had a 2004 traffic count of 3,600 vehicles per day.

When Trongate Subdivision was developed a stub road (Mlstyhﬂl Road) was provided to
~the property. From Irongate Drive, three (3) existing roads in the subdivision may be
used to ‘access Mistyhill Road: Turngate Road, Gateline Drive, and Graymoss Road.
Due to the alignment of these roads it is anticipated that most of the vehicles accessing
the property will use Gateline Drive or Graymoss Road. Gateline Drive and Graymoss
Road had 2003 traffic counts of 180 and 102 vehicles per day, respectively. The
Subdivision Ordinance requires that subdivision streets conform to the Planning -
Commission’s Stub Road Policy, which suggests that traffic volumes on those streets -
should not exceed an acceptable level of 1,500 vehicles per day. The additional traffic
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generated by this development w111 not cause the volumes on any of the streets Wrthm
Irongate Subdivision to: exceed tlns acceptable level. -

~ The traffic 1mpact of this. development must be. addressed Traffic - generated by thls
development will travel along Irongate Drive to Route 10 and Beulah Road. Sectionsof =
Beulah Road have little or-no shoulders, fixed objects: ad_]acent to the edge of pavement ;
and poor vertical and horizontal alignments. Beulah" Road needs to be improved .to
- address safety and accommodate the increase in trafﬁc generated by this development.
The applicant has proffered to contnbute cash, in an amount consistent with the Board of

Supervisors® Policy, towards: nntrgatmg the traffic: nnpact of this development (Proffered o

Condition 2). Cash proffers alone will not cover the. cost. of the road 1mprovements 5
needed in this area. There are no public road i improvement pro;ects in this area, whlch' :
1ncludes Beulah Road, currently included in the Slx-Year Imnrovement Plan :

At time of tentative subd1v131on review, specific recommendatrons will be provrded

regardmg a stub road nght—of-way to the adjacent property to. the south and the proposed,

. mtemal street network.

Financial Impact on Capital Faoilities: s

, A - PER UNIT e

Potent1a1 Number of New Dwellmg o 19% _' S 100
Units - A s B DEER o
Population Increase 5,1.68‘*; Lo 2‘.72
Number of New Students ‘ 5 = | ‘_ o

"Elementary_ 456 g 0.24 |

..lMid'dle'j 247 :‘ 0.13

High I 07|
TOTAL 026 05|
Net Cost for Schools T 92,005 “amar|
Net Cos't'forlParks : 13',167:::' : .. ”693
Net Cost- ‘t\'or:Libraries( 7, 125 : . ' ‘v.37‘5t. _
Net Cost for Fire Stations 7619 L 401}
AverageNet Cost for Roads 78, 071 .‘ 'e4’109_,;'V'f*_if'i:_;.,
TOTALNETVCVOST 198, 075 > 10425 .

*Based on a proffered maximum number of units. Actual number of unrts and correspondmg

1mpact may vary (Proffered Condltlon 6)
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As noted, this proposed development will have an impact on capital facilities. Staff has
calculated the fiscal impact of every new dwelling unit on schools, roads, parks, libraries and fire
- stations at $10,425 per unit. The applicant has been advised that a maximum proffer of $9,000
per unit would defray the cost of the capital facilities necessitated by this proposed development.
Consistent with the Board of Supetvisors' Policy, and proffers accepted from other applicants, the
applicant has offered cash to assist in defraying the cost of this proposed zoning on such capital

facilities. (Proffered Condition 2) SR ST

Note that circui_nstances relevant to 'thisb case, as presented by the applicant, have been reviewed
and it has been determined that it is appropriate to accept the maximum cash proffer in this case.

- LANDUSE
ComprehensivébP‘lan:

Lies within the boundaries of the Central Area Plan which sug_gésts ‘the property is
appropriate for Community Business (C-3) zoning as. part of a community-scale .
development to include retail and office uses with integrated townhouse units.

One (1) of the goals of the Plan is to protect the validity of a variety of land uses by
providing adequate separation and buffering. The Plan establishes the intersection of
Irongate Drive and Iron Bridge Road as an appropriate location for commercial services.
 Further, the Plan suggests that transitional uses would be appropriate further south and
west of this intersection, providing an appropriate balance with surrounding residential
developments located off the Iron Bridge Road Corridor. . ’

The proposed residential development lies adjacent to and south of Community Business

-(C-3) property developed for shopping center uses. As such, this proposal fails to provide
an appropriate transition not only between the existing commercial development and ‘this
proposed residential project, but also between the shopping center and the established
Irongate and Stonebridge neighborhoods. A more appropriate development pattern for
this area would include the subject property within a larger mixed use development
consisting of agricultural tracts to the west, with development and access oriented

* towards Iron Bridge Road and away from existing neighborhoods.
Area Devqlopment Trends:

Properties to the north and northeast are zoned Community Business (C-3) and Corporate -
Office (0O-2) and are developed as the Irongate Shopping Center and Irongate Square
Office Park. Property to the east is zoned Residential (R-12) and is part of the Trongate
Subdivision development, while properties to the south and east are currently zoned
Agricultural (A) and are occupied by single family residences or remain vacant. :
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Comparrson of Area Lot Sizes and Densrtre

The request property abuts Irongate Subdivision to the east which is zoned Resrdentlal
(R-12) and must comply. with R-12 development standards. Proffered Condition 7 limits
access from the property to Mistyhill Road. In an effort to address compatibility with this
adjacent development, the applicant has proffered cond1t10ns relative to overall average
lot sizes and densities comparable to those that exist in Irongage Subd1v1s1on
Specifically, the overall average lot size and density for those lots will be a minimum of
16,400 square feet and a maximum of nineteen (19) lots, yielding a dens1ty of

approxrmately 2.5 units per acre. (Proffered Condltlons 6 and 8) '

Dwelhng Srze, Architectural Treatment, and Restnctlve Covenants

To address concerns of adjacent property Owners, proffered condltlons address minimum
house size; foundation treatment and recordation of restrictive covenants" (Proffered -
Conditions 4, 5 and 9). It should be noted that the County will only insure the recordatlon

of the covenants and will not be responsible for their enforcement. Once the covenants
‘are recorded they can be. changed

Prohibition on Manufactured Homes

' 'Proffered Condltlon 10 prohlblts the location of manufactured homes on the subject -

_ property. This proffer was submitted at the request of area residents. The Zomng
Ordinance would not allow manufactured homes; however, should State legrslatron ever
be adopted that would mandate localities to allow manufactured homes in those districts

‘that allow single famrly dwellings, depending upon the final language, Proffered :
Condltron 10 may, or many not have the effect of prohrbrtmg manufactured homes. -~

Buffers: ) |

Currently, the Ordinance requires the establishment of ‘a seventy-five (75) foot buffer

between Community Busrness (C-3) uses and Residential (R-12) zoning. - It should be
- noted that with the development of the Irongate Shoppmg Center, the Ordinance did not

require the provision of a buffer along the southern property line, adJacent to the subJect :

property As such, no buffer ‘was provrded Buffer prov1srons have not been proffered ‘
~ with this development. - ' : ‘

CONCLUSIONS

The proposed zoning and land use do not conform to the Central Area Plan which suggests the

property is appropriate for community-scale development to mclude shopprng centers,- other'
commercial and office uses and mtegrated townhouse units.

One (1) of the goals of the Plan is to protect the validity of a vanety of land uses by prov1d1ng v
adequate separatlon and buffermg Located adjacent to and south of Commumty Busrness (C 3)
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- property developed for shopping center uses, this proposal fails to provide an appropriate
transition not only between the existing commercial development and this proposed residential

project, but also between the shopping center and the established Irongate and Stonebridge

- neighborhoods. : ’ o - N

Given these considerations, denial of this request is recommended.
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